CITY OF SAN JOSE, CALIFORNIA Hearing Date/Agenda Number

Department of Planning, Building and Code Enforcement P.C. 05/11/05 ltem 4f.
801 North First Street, Room 400
San José, California 95110-1795

File Number

PDCO05-003
Application Type
AMENDED Planned Development Rezoning

STAFF REPORT 0 A

Planning Area

Almaden
Assessor's Parcel Number(s)
575-40-022
PROJECT DESCRIPTION Completed by: Lesley Xavier
Location: Northwest corner of McAbee Road and Skyfarm Drive
Gross Acreage: 8.92 Net Acreage: 7.9 Net Density: 3.29 DU/AC

Existing Zoning: ~ A(PD) Planned Development  Existing Uses: Single-family residence and former Dairy Ranch

Proposed Zoning: A(PD) Planned Proposed Use: 25 Single-family detached residential units on 5.74 acres and one
Development single family residence on 3.18 acres
GENERAL PLAN Completed by: LX
Existing Land Use/Transportation Diagram Designations Project Conformance:
Low Density Residentia (5 DU/AC) and Non-Urban Hillsde [x] Yes [ ]No

[X] See Analysis and Recommendations
SURROUNDING LAND USES AND ZONING Completed by: LX
North: Sngle-family detached residential A(PD) Planned Development (4.7 DU/AC)
East: Single-family detached residential A(PD) Planned Development (4.7 DU/AC)
South: Almaden Quicksilver Park & McAbee Creek Unincorporated
West: Hillside/Open Space Unincorporated
ENVIRONMENTAL STATUS Completed by: LX
[ 1 Environmental Impact Report found complete [1 Exempt
[ 1 Negative Declaration circulated on [ ] Environmental Review Incomplete

[X] Negative Declaration adopted on May 5, 2005

FILE HISTORY Completed by: LX

Annexation Title: Guadaupe No_17 Date: 02/01/1977

PLANNING DEPARTMENT RECOMMENDATIONS AND ACTION

[x] Recommend Approval Date Approved by:
[ ] Recommend Approval with Conditions
[ 1 Recommend Denial

CURRENT OWNER DEVELOPER / FUTURE OWNER ARCHITECT
Anthony G. Pierce SummerHill Homes/Construction Co. Dahlin Group
8560 Las Animas Road 777 Cdifornia Avenue 2671 Crow Canyon Road

San Jose, CA 95135 Palo Alto, CA 94304 San Ramon, CA 94583
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PUBLIC AGENCY COMMENTS RECEIVED Completed by: LX

Department of Public Works
See atached memorandum

Other De partments and Agencies

See atached memoranda from the following:

* San Jose Fire Department

* Environmenta Services Department, Geoff Blar
* Environmenta Services Depatment, Gary Lynch
* SantaClaraVdley Water Didtrict

GENERAL CORRESPONDENCE

* County of Santa Clara Environmental Resources Agency Parks and Recreation Department
* City of San Jose's response to the County Parks and Recregtion Department |etter
* Comment letter on the Mitigated Negative Declaration from David Armstrong

ANALYSIS AND RECOMMENDATIONS

BACKGROUND

The applicant, SummerHill Homes, is proposing a Planned Development and a conventiona rezoning on an 8.92 gross
acre Site located at the northwest corner of McAbee Road and Skyfarm Drive, to dlow the development of up to 25
sangle-family detached resdentid unitson 5.74 acres, and one exising Sngle-family resdence on 3.18 acres. The
subject site is surrounded by single-family residences to the north and east; McAbee Creek and the Almaden
Quicksilver Park Trall to the south, and open hillside to the west.

The subject property is currently zoned A(PD) Planned Development. The gpplicant is proposing to change the existing
Zoning to A(PD) Planned Development on 8.92 acres. This rezoning would alow for the development of 25 single-
family detached residentia units on 5.74 acres of the site (Parcel 2) and the continued use of asngle-family residence
on the remaining 3.18 acres of the Ste (Parcel 1). The proposed Planned Devel opment Rezoning would dlow for the
demalition of anumber of the dairy ranch structures on the 5.74 acres of the site where 25 sngle-family detached
resdentia units are proposed.

In addition, the County of Santa Clara Environmenta Resources Agency Parks and Recreetion Department has
expressed interest in acquiring the 3.18-acre portion of the Ste for a parking lot. The County Parksinterest in the Steis
not a part of the proposed resdentia project. Any use considered by the County would require it's own environmentd
clearance including ariparian corridor andysis and historic report as a part of the County Parks public process. There
isno discusson of any project on Parcd 1 since it would be speculdive a thistime.



File No. PDC05-003
Page 2

Project Description

The proposed Planned Development Rezoning will dlow for 25 angle-family detached resdentid units on 5.74 acres of
the subject site and an exiding Sngle-family residence on 3.18 acres. To achieve this development, the project
proposes the demalition of seven of the fifteen structures on the ste. The 1956 single-family resdence, old ranch
bunkhouse, ranch sheds, c1960 bunkhouse, c1930 Hay Barn D and E, and old ranch bunkhouse structures on the
remaining 3.18 acres of the Ste are not proposed for demolition a thistime.

The proposed 25 single-family detached residentid units have an average lot Size of 8,225 square feet and an average
unit square footage of 3,665 square feet. Each unit istwo stories with four to five bedrooms, and three-and-a-half to
four-and-a-hdf baths. Each resdence has an attached three-car garage with a driveway gopron, and front and rear yards.
Asapart of the proposed project a new public street will connect Broadacres and Brownview Drives. The street will
have, a park strip, sdewak, and parking on both sides.

ENVIRONMENTAI REVIEW

An Initid Study was prepared for this project and the Directar of Pla
aMitigated Negative Declaration for public review
beginning on April 5, 2005, and endingitscirculation
period on May 4, 2005. The primary issuesthat were
addressed in the environmentd review included the
project’ s potentia impacts on biological resources,
cultural/higtoric resources, geology, hazardous materids,
and traffic generated from the new resdentid units. The
project includes mitigation measures that would reduce
any potentidly sgnificant project impacts to aless-than
ggnificant leved. A discussion of the issues related to the
riparian corridor and higtoric resourcesisincluded in the
andysis section of thisreport. A more comprehensve
accounting of the environmental mitigation measures
required as part of this project can be found in the
project’s Mitigated Negative Declaration (attached to this [Gaiass
report). Thefull text of the Initid Study isavailable
onlinea: http:/Aman . sanjaseca gov/planning/eir/MND htm

ANAI YSIS

General Plan Conformance

The proposed project conforms to the San Jose 2020 General Plan Land Use/Trangportation Diagram designation for
the ste of Low Dengty Residentia (5 DU/AC) and Non-Urban Hillsde. The Low Densty Residentid (5 DU/AC) land
use designation istypified by 8,000 square foot lots. This density category responds both to the need for dightly larger
than normd lotsto prevent excessve grading on dopes between five and fifteen percent, and the need to provide a
vaiety of lot and house szeswithin the City. The project proposes an average ot size of 8,225 square feet at a net
density of 3.29 DU/AC and is therefore consstent with thisland use designation
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The Non-Urban Hillside land use designation is located for most part on hillside areas above the fifteen percent dope
line. Because of the pervasive geologic conditionsin the hills (landdiding, soilcreep, earthquake faults) and the
extraordinary public costs of hillsde development, uses must be limited to those having very little physica impact on the
land and requiring no urban facilities or sarvices. Very low intensity uses, such as grazing, tree farming, or very large lot
resdentia edtates, are potentia uses under this category. The intent of the fifteen percent dopeline, asagenerd
planning criterion, is to define the limit of the encroachment of urban land usesinto the hillsdes that border the valey
floor. Areas above the fifteen percent dope line should be designated Non-Urban Hillsde and remain outside the Urban
Service Area boundary. The Land UsefTransportation Diagram is not intended to show the fifteen percent dopeline
precisdy on any specific parcd, asthisis possible only with ste-gpecific topographic information. Therefore, where
gte-gpecific information locates the fifteen percent dope line more precisdy, the Non-Urban Hillside dengty should be
applied only to the area above the fifteen percent dope line. On the subject site, the Non-Urban Hillsde land use
designation is located on the portion of the Site that is above the 15% dope line and is not proposed for devel opment.

Environmental Review
Riparian Corridor

A bictic report, entitled "Biotic Evauation for Pierce Ranch”, has been completed by Live Oak Associates, Inc. Three
bictic habitats were identified on the site: ruderd, ruderd riparian, and aguatic riparian woodland. The most prevalent
habitat is the rudera, comprising 82 percent of the Site. Rudera habitats are those that have been heavily disturbed by
human factors. McAbee Creek makes up the southern border of the subject site. The Creek's riparian influence does
not extend 100 feet and rudera habitat comprises most of the setback area.

The project proposes a 100-foot setback from McAbee Creek for amgority of the Ste. However, thereisan
encroachment into this setback area were the setback reducesto 78 feet. The total area of encroachment is 3,485
square feet. McAbee Creek isnot amgor tributary and its riparian influence within the project Site does not extend
100 feet. The Riparian Corridor Policy alows for setback exceptions. Exceptions to the 100-foot setback requirement
may be considered for Stes that are adjacent to smal lower order tributaries whose riparian influence does not extend
100 feet and the reduced setback will not reduce or adversely impact the riparian corridor. The minima encroachment
into the setback area meets the exception requirements as stated in the Riparian Corridor Policy. Therefore, the
proposed project conforms to the Riparian Corridor Policy and no mitigation is required.

Historic Resources

A higtoric report, entitled “Higtorica Report and Evauation for the Proposed Redevel opment of Pierce Dairy Ranch,
17571 McAbee Road, San Jose Cdifornia,” has been completed for the project by Bonnie Bamburg of Urban
Programmers.

In the 1930’ s the subject site was owned by Dr. Mark F. Hopkins who used the Site as a country retreat to keep
horses. In 1947 Tony and Mary Pierce bought the property for acommercid heard of dairy cows. 1n 1961 alarge hay
and feeding barn was the last structure to be built on the site. In the 1970's, a portion of the ranch was sold for
residentia development, which currently borders the subject site to the north and east. The Historic Report concluded
that while the 1930’ s era Hopkins Ranch and the 1950’ s era Pierce Dairy Ranch are significant at the local leve as
Structures of Merit for their association with Agriculturein San Jose, 1930-1970, they are not digible for the Nationd
Regigter of Historic Places, the Cdifornia Register of Historical Resources, or as a City Landmark, due to the lack of
associaion with sgnificant people, everts, or congtruction practices, and aloss of integrity of the structures.
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At thistime, the proposed residentia project would demolish a portion of the Pierce Dairy Ranch to alow for resdentid
development. What appearsto be the first building constructed on the site, the ¢1930 Hay Barn E, located on the
adjacent 3.18-acre parcd, is not proposed for demolition at this time (see attached map labeled Existing Conditions).
While the project does not propose to demolish structures that have been determined to be sgnificant Higtoric
Resources under CEQA, it does propose to demolish structures that qualify for the Historic Resources Inventory as
Structures of Merit. The proposed demalition of these Structures of Merit does not congtitute a significant impact under
CEQA because they are not digible for the Nationad Register of historic Places, the California Register of Historic
Resources, or as a City Landmark. Therefore, no mitigation is required. However, the applicant has agreed to include
the following measures as part of the proposed project:

* Under the direction of the curator at History San Jose, the Site shall be professionaly recorded in video format
to describe the historic and current operations.

* Project development shdl provide historicaly connected names for streets and/or an interpretetive display area
to maintain the connection with the higtorical past.

" Prior to demoalition, the structures shal be made available for sdlvage. A tour of the Site shal be arranged with
History San Jose, Preservation Action Council of San Jose, and representatives of the Historic Landmarks
Commission to identify dements that warrant salvage for public information or for reuse in other locations; the
gpplicant shdl work to facilitate remova and transfer of the identified building e ements to the above entities.
Any building dements not identified through this effort for sdvage shdl be made available to sdvage companies
facilitating the reuse of higtoric building materids

Project Design
Ste Design/Interface

The proposed project is located on an infill development Site that is surrounded by an existing single-family resdentid
neighborhood on two sides, hillside/open space, and McAbee Creek. The project will connect two existing public
streets, Broadacres and Brownview Drives, with anew pubic street through the development. These dements of the Site
guide the lotting pattern of the project.

For andysis purposes, the proposed project is compared to the R-1-5 Residence zoning district development standards,
which is conggtent with the Generd Planland use designation of Low Densty Residentid (5 DU/AC) and most closdy
relates to the project. For the R-1-5 Residence didtrict, the Zoning Ordinance has a required front setback of 25 feet, a
sde interior setback of 5 feet, a Sde corner setback of 12.5 feet, and arear setback of 20 feet. The proposed project
provides a minimum front setback to the living areaof 18 feet (withlots 1, 2, 3, 4, 5, 6, and 7 having an exception to
reduce the setback to 13 feet), afront porch setback of 10 feet, aminimum interior Sde setback of 5 feet, aminimum
sde corner setback of 12.5 feet, and aminimum rear setback of 20 feet.

The projects proposed sethbacks generally conform to the Zoning Ordinance standards.  Given the congraints of the infill
gte and the lotting pattern that is proposed, the reduced front setback of 18 feet and the few exceptionsto 13 feet is
more accommodating given the need to work with the grade changes and dope onthe site. In regards to the 10 foot
front porch setback, the Zoning Ordinance alows unenclosed porches to extend into the front setback not more than
five feet. The proposed 10 foot front porch setback does not meet this setback exception. Thelot Sizes of the project
are large and able to accommodate a 15-foot front porch setback with the exception of lots five and two, which
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because of their odd shape cannot accommodate the 15-foot setback. Therefore, staff recommends that the project
provide the 15-foot front porch setback consstent with the Zoning Ordinance with the exception of lots number five and
two, which may have a 10-foot front porch setback. In addition, the genera development standards dso dlow an
exception to the front living and sde corner setbacks of up to five feet at the discretion of the Director of Planning,
Building, and Code Enforcement to accommodate curb returns. This exception is needed o that the Director can
gopropriady dte the house on the lot when findizing grading on the site a the time of a development permit.

Grading

The project proposes a conceptua grading plan that shows a five-foot grade difference between the existing single-family
resdentia development that borders the Site to the east and the proposed project. The impact of this grade difference
can be dleviated by terracing to follow the naturd contour of the dope. To ensure the projects compatibility with the
adjacent exidting terrain, the grading plan will undergo further review by staff at the Planned Development Permit stage.

Architectural Design

This project congsts of two-gory units with a height of gpproximately 33 feet. The project proposes four different
architectura yles and three different floor plans. Each unit is accessed from the sdewalk off of the public street and
each unit is provided with a three-car garage and driveway apron. The unit type and generd style of the proposed
structures are compatible with existing development in the neighborhood. Asistypica for a Planned Development
Rezoning, the architecture that is shown is considered “conceptua” and will undergo further review by staff at the
Panned Development Permit stage. Building materids, roofing, colors, and other details will aso be selected for their
compatibility with the neighborhood devel opment pattern.

COMMUNITY OUTRFACH

The project was presented at a Community Meeting on March 24, 2004 in order to discuss the proposed project and
solicit feedback from the community. Those in attendance were generally supportive of the proposed project. However,
there were some specific concerns, which included additiona traffic on the neighborhood streets, construction staging
and impacts, architecture, and colors and materials used for the new residences. Community members were aso
concerned about the exiding lack of parking for the Almaden Quickslver County Park. While thisis not a part of the
proposed project, it was overwheming voiced as the neighborhoods greatest concern. The neighborhood would like a
place for the park usersto park their cars besides on the neighborhood streets.

The project was also presented at the May 4, 2005 Historic Landmarks Commission (HLC) meeting. The synopsis of
the discussonwill be provided as an additiond staff report on May 11, 2005. In addition, the Planning Commission

Agendais posted on the City of San José website, which includes a copy of the staff report and staff has been available
to discuss the project with interested members of the public.

RECOMMENDATION

Panning staff recommends that the Planning Commission forward a recommendation to the City Council to approve the
proposed rezoning with the modified development standards as discussed by staff for the following reasons

1. The proposed project may be found consistent with the San José 2020 Generd Plan, its goals and policies.
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2. The proposed project furthers the god's and objectives of the City’sinfill housing strategies.

3. The proposed project is compatible with existing and proposed uses on the adjacent and neighboring
properties.

4. The proposed project isin substantia conformance with the Resdentid Design Guiddines.

5. The proposed project is consistent with the Riparian Corridor Policy Study.

Attachments

Pbce001/I mplementati on/Planning Files/Zonings/2005/PDC05-003.SR



